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is   in  r5s;:orisa  to  a  o'jastion  asked  3ob  Gladstone  by 


Cou.-.cilor  Sc. Icons ta'il  d^rir.g  tha  Park  Pla::a  haaring  on  Scp'ca:r.bar  28. 


■  •!--! 


ir.a  cucstTon  ccr.cerr.ac  tna  orvica  spaca  as'C-.r.iaues  usea  in  roracasnr.g 
Vuu'jra  ovvica  a.'.'.pioy..'iai'i'c  "iu  i^aficral  uOSvOii. 


Tha  Cantral  Dosto.'-  offica  spaca  forecasts  are  based  upCii  an 
analysis  ov  alio  existing  office  inventory  and  anticipated  net  increases 
v.z.i   consorLiction  less  de.v.clition  --  in  the  area  curing  the  1970 's. 
Specifically.,  t!-.e  1970-1975  e3ti;r;ates  reflect  actual  and  potential  new 
construction,  while  the  1975-1930  forecast  is  based  upon  estimated 
absorption  levels  and  reflects  an  anticipated  response  to  tha  current, 
toiTiporary  over  supply  condition.  Darr.olition  estiiv.ates  during  the  two 
periods  have  been  based  upon  past  levels  with  specific  allowances  made 
for  the  removal  of  existing,  low  quality  space  in  connection  with  the 
redevelooj-.ent  of  Park  Plaza. 


The  estimated  office  spaca  and  office  ernployniant  for  1970,  1975 
and  1930  are  set  forth  in  Table  1  (attached)  by  sub-iTiarket  area  for 
Central  Boston.  V.'e  have  pro:"ected  a  6.3  nil  lion  square  foot  increase 
in  Central  3os-;on  office  spaca  between  1970  and  1975,  which  is  somewhat 
less  than  the  level  of  new  construction  of  maior  office  buildings  in 
Central  Boston  (see' Table  2,  attached),  exclusive  of  increases  in 
quality  office  space  now  proposed  or  Q.'d':i   to  rehabilitation,  conversion, 
and  the  construction  of  less-.than-M'.ajor  buildings.  The  anticipated 
office  space  increase  is,  wa  believe,  realistic  and  reflects  both  likely 
absorption  levels  and  demolition  estimates. 


the 


Estimated  increases  in  the  Central  Cos  ton  office  inventory  during 
second  half  of  the  1970's,  amount  to  3.2  million  square  feet.  The 
1975-1930  forecast  anticipates  only  a  m,oderate  level  of  development  in 
response  ao  a  temporary  condition  of  over  supply.  For  example,  en  an 
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Mr.   Edwurd  Li r;de 
October  5,   T97"l 


tv.'O-th-irds  of  C;C^;:J^1   Gxpc.-.-;ir.cc-  in  -jha  1953  to  1S70  period. 

In  su.T.j  the  office-  sp;.c2  ^r.d  ej.plcy.T.c-r.t  astim;;tas  set  forth  in  the 
PaTis  .  luZ'd  re'ce'.  .   report  '."^^'c i^cc  specir'iC  SLippiy  und  dernind  vectors 
v.'hich  vrll"!  effect  the  Bos  ton  office  .nericet  in  the  period  ahead  end  '.vere 
noi.  Ocsee  lip^n  one  excrcpoiecion  or  oesc  CiTencs. 

Should  yoj  or  the  City  Cci^ncil   require  fijrther  infcrrnatior. 
concerning  our  irierke-;  studies  for  the  Perk  Pleze  site,  please  do  not 
hesitate  to  contact  us. 

Very  truly  yours, 
GLAOSTOXE  ASSOCIATES 

Richard  E.  Sonz 
Senior  Associate 
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August  20,  1971 


Mr.  Edward  f).  Linde 
Executive  Vice  President 
Boston  Urban  Associates 
1  Boston  Place 
Boston,  Massachusetts  02102 


Dear  Mr.  Linde: 

This  memorandum  examines  the  retail  development  opportunities  at 
your  Park  Plaza  site  in  Boston,  Massachusetts.  The  memorandum  summarizes 
our  analysis  of  the  market  parameters  and  opportunities  available  to  you 
and  presents  a  recomiiiended  retail  development  program  for  your  site. 

The  focus  of  this  analysis  is  primarily  upon  shopper's  goods 
retail  expenditures  --  purchases  in  department  stores,  apparel  and 
accessories  stores,  and  furniture  and  home  furnishing  stores  --  since 
this  category  of  retail  sales  will  be  the  mainstay  of  the  retail  complex. 

Our  key  findings  are  outlined  below  and  are  discussed  in  detail 
in  the  following  pages: 

The  site,  situated  between  two  strong  retail  areas  (the 
Central  Business  District  and  the  Back  Bay-Prudential 
Center  area),  is  readily  accessible  to  the  major  sources 
of  downtown  retail  demand. 

By  creating  a  unique  retail  program  --  mix  of  store'  types 
and  physical  setting  --  Park  Plaza  could  attract  a  signi- 
ficant volume  of  suburban  retail  expenditures  in  addition 
to  a  large  volume  of  sales  to  city  residents  and  office 
employees. 

The  site  could  attract  sufficient  retail  expenditures  to 
support  nearly  400,000  square  feet  of  shopper's  goods 
space  by  1980  at  relatively  high  productivity  levels  aver- 
aging $145  per  square  foot. 

To  facilitate  your  review,  the  report  is  organized  in  three  major 
sections: 

-  Report  tliglil  ights,  summarizing  the  market  findings  and 
program  recommendations. 


Mr.  Edward  H.  Linde 
August  20,  1971 
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Market  Factors,  an  analysis  of  the  retail  experience  in 
downtown  Boston  and  the  key  market  factors  effecting  down- 
town retail  sales. 

Site  Potentials,  an  analysis  of  the  potential  sources  of 
demand  and  retail  program  recommendations  for  the  Park 
Plaza  site. 


It  has  been  a  pleasure  to  undertake  this  challenging  assignment 
for  you  and  should  you  have  any  questions  regarding  the  material  covered 
in  this  report,  please  do  not  hesitate  to  contact  us. 


Very  truly, 
GLADSTONE  ASSOCIATES 


Richard  E.  Bonz 
Senior  Associate 
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SECTION  I.  MARKET  HIGHLIGHTS 

1.  Betv/een  1958  and  1970,  estimated  shopper's  goods  retail  expenditures 
—  purchases  in  department  stores,  apparel  and  accessory  stores,  and 
furniture  and  home  furnishings  stores  --  increased  moderately  in 

•  the  Boston  Central  Business  District  despite  strong  competition  from 
major  suburban  shopping  centers. 

2.  In  percentage  terms,  hov/ever,  the  Central  Business  District  received 
a  declining  share  of  the  Boston  Metropolitan  Area's  total  retail 
expenditures  as  the  suburbanization  of  retailing  continued  to  in- 
crease during  the  period. 

3.  The  1958  to  1970  period  saw  a  trend  toward  retail  dominance  by 
major  department  stores  cmd  key  special  Ly  shOpS  in  uovvntovm  Coston. 
In  fact,  by  1967  two  major  department  stores  --  Jordan  Marsh  and 
Filcne's  --  accounted  for  more  than  60  percent  of  all  shopper's 
goods  sales  in  the  Central  Business  District. 

4.  The  continued  success  of  major  department  and  specialty  stores 
in  the  Central  Business  District,  the  Boylston-riewbury  Street 
area  of  the  Back  B^y,  and  the  Prudential  complex  shows  that  the 
city  reiiiains  a  potentially  strong  retail  location. 

5.  Four  distinct  market  comnonents.  or  purchaser  groups,  wore  identi- 
fied in  the  downtown  retail  market.  Since  the  retail  potentials 

at  the  Par-k  Plaza  site  will  reflect  t!^e  same  market  factors  affect- 
ing the  downtown,  purchases  by  those  four  market  components  --  down- 
town office  employees,  city  residents,  suburban  residents,  and 


persons  living  beyond  metropolitan  Boston  --  were  analyzed  in 
detail  and  future  retail  potentials  estimated. 

6.  Total  retail  expenditures  among  the  identified  market  components 
will  increase  dramatically  during  the  decade  v/ith  gains  in 
population,  office  employment,  and  incomes,  and  an  opportunity 
exists  for  the  downtown  and  the  Park  Plaza  site  to  capture  a 
greater  share  of  retail  expenditures. 

7.  The  Park  Plaza  site  is  well  located  to  tap  the  growth  retail 
expenditures  of  the  identified  market  components  --  dov/ntown 
office  employees,  city  residents,  suburban  residents,  and  persons 
living  outside  the  Boston  metropolitan  area. 

8.  Tlie  development  of  the  proposed  Park  Plaza  retail  complex  will 
connect , two  strong  retail  areas  --  the  Central  Business  District 
and  the  Back  Bay  -  Prudential  Center  area  —  and,  thus,  will 
enhance  the  overall  attractiveness  of  Boston  in  the  metropolitan 
and  regional  retail  market. 

9.  By  creating  a  unique  retail  climate  Park  Plaza  could  attract  a 
significant  volume  of  suburban  retail  expenditures  in  addition 
to  a  large  volume  of  sales  to  the  city  residents  and  office  em- 
ployees. We  recon:;iiond,  therefore,  that  the  complex  contain  a 
variety  of  specialty  stores  and  boutiques  anchored  by  a  major, 
speciulty  department  store  not  presently  serving  the  metro- 
politan area.  Several  large  quality  specialty  stores  should  also 
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be  included  in  the  complex.  An  illustrative  mix  for  the  Park 
Plaza  retail  complex  is  set  forth  below. 


Table  I-l. 


ILLfSTRATlVE  RETAIL  r.lX 
PARK  PLAZA  SITE 


Store  Tvoc 


Major  Specialty  Cc;)srt-:ieiit  Store 

Large  Specialty  Retailers 

Apparel   Stores: 

Ken's  Wear,  Vic-en's  V.'ear  Specialty  Shops, 
Furs,  Shucs,  Dridal,  Fashion,  etc. 

Miscellaneous  Specialty  Retailers: 

luggage.  Jewelry,  t'.'jsic,  Books,  Can;era, 
Imports,  Antic;ues,  etc. 

Furniture 

Subtotal 

Convenience: 

Drug'.,   Specialty  Food';,  Wine  ?.  Cf.ecse 
Tobacco,  Cer.dy,  Florists,  Personal  • 
Services,  etc. 

Kisccl  I ancoL-s  Services: 

Banks,  Stockbrckcrage,  Savings  &  Loan, 
Decorator,   Travel,   etc. 

Restaurants  and  Cafeteria: 

Subtotal 

Total 


Possible  Space  Requirements 
(leasable  scuarc  foet) 

100.000  -  120,000    s.f. 

80,000  -  100,000     s.f. 


7O.C0O  -     80,000     s.f. 

45, COO  -  50,000  s.f. 
<0,000  -  45.000  s.f. 


(335.000)-(395,000)  s.f. 

35,000  -  45,000  s.f. 

15,000  -     25,000  s.f. 

25,000  -     50.000  s.f. 


(75.COO)-(120.000)  s.f. 


410.000  -  515,000     s.f. 


10.   The  detailed  market  analysis  contained  in  this  report  shc.'/s  suf- 
ficient potential  demand  to  support  tfie  proposed  sliopper's  goods 

* 

complex  at  relatively  high  productivity  levels  averaging  $127  per 
square  foot  in  1975  and  $147  in  1980.   The  two  major  sources 
of  demand  at  the  proposed  Park  Plaza  retail  complex  are  antici- 
pated to  be  upper  income  suburban  residents,  accounting  for 
approximately  '10  percent  of  sales,  and  upper  income  city  and 
site  residents  who  arc  expected  to  acco'ant  for  35  percent  of  sales. 
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TatJle  1-2. 


5uw;-:?Y  OF  s-':pp^r's  goods  sales  potentials 

AT  PA.n<  P1.A7A  SITE 


(All   dollar  a;no'jr.ts  cstinidtcd  in  current  dollars-  ) 


1975 


19R0 


K>rket  Ctruonc-nt 


37 


Cere  Office  D.ployctS 
L'FPtr  Incc.v.e  Ci'.y  Pc-iiidcnts-^ 
Site  P.esiic.ts 

L'pper  IrccTO  SLbjrban  Residents 
Inflc,.^/ 
Totol 


Cstini.-.tcd 

Sales  Poter.tHls 

(ir  thcjsards) 

$  7,050 

$13,200 

S      250 

517.600 

S  ■i.g-o 

S42.S00 


Sup?c.rtoh1o-^ 
Rctdil   S-aco 
(Liasable  S-.   Ft.) 


55 .000 

s.f. 

103,000 

s.f. 

2.303 

s.f. 

137,000 

s.f. 

33.ccr 

s.f. 

333,000 

s.f.' 

Estirotod 

Sales  rotcntijls 

(in  t^icu'ierds) 

'$  9.350 

SI  9. COO 

$  i.iso 

$21,300 
S  6.:03 
$57,000 


5ti"--rt.-.M;_^ 
Kut;il  Jr;:e 
f Le;.?^^^  ?  !;' .    Ft 


65,000 

s 

J 

131  .PCI 

s 

f. 

6.0C0 

s 

f 

US.OJD 

s 

f 

13, c:: 

; 

f . 

395,CC.3 

s 

f . 

-'   A5SLi.-e;  en  ar.r.al   3.5  pcrccr.t  inflitlonury  factor  durir.j  1970-19C0  poricd. 

^  £sti::at£d  Ji  approxi' iitf.'ly  $U7/sq.ft.    in  1975   f:  a;tr  tenant  with  31?  of  space  at  SllO/sq.ft.   spc-cialty  stores  wuh  695  of  space  Sljj.'sq.f: 
increasir]  to  ai.  avtra'^a  of  i)ii/^(,.fz.   in  lO.'.O. 

^  Ir.clides  tsti^atcJ  purchases  ty  city  and  s^ibjrLian  residents  v.t.o  are  er-ployed  in  downtov.n  office  buildings. 

-'    ixc'li.dL-z   trpf.ndi  t'jros  attributable   t^  cifico  f-"-.p"ioyces . 

-'    Sales  to  persons  i-ho  live  0'.;tsice  of  i'etrcpoli  tan  Hostcn. 


Source:     Gljd'-to.-.i.-  A^coclatcs. 
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SECTION  II.  MARKET  FACTORS 

The  park  Plaza  site  is  located  at  the  edge  of  the  Boston 
Central  Business  District,  and,  therefore,  retail  opportunities  ' 
at  the  site  will  reflect  the  sairie  market  factors  affecting  the 
Central  Business  District.  This  section  examines  these  market 
factors  and  the  retail  experience  of  the  Boston  Central  Business 

District. 

The  focus  of  this  section  is  primarily  upon  shoppers  goods 

experience  and  potentials  since  this  category  of  merchandise  will  be 

the  mainstay  of  the  Park  Plaza  retail  site.  Trends  in  shoppers  goods 

sales  are  examined,  components  of  demand  analyzed,  and  future  shoppers 

goods  potentials  are  forecast  for  the  Central  Business  District. 

Central  Bu siness  District  Trends 

Retail  sales  data  for  1958,  19G3,  and  1967  show  moderate  increases 
in  retail  volumes  in  the  Bdston  Central  Business  District.  These  ^  ■ 
increases  were  primarily  due  to  strong  shoppers  goods  gains  during 
the  1963  to  1967  period  which  offset  earlier  shoppers  goods  loses  and 
declines  in  convenience  and  miscellaneous  retail  sales. 

Table   II-l  SUt-V'ARY  OF  RETAU   SALES  TRENDS 

BOSTOiN  CFNTI^AL  BUSINESS   DISTRICT 

(All   ar.'.ojnts  in  irillions  of  current  dolUrs) 


1958 

1953 

1957 

Shoppers  G;:ods 

$280.1 

$278.5 

$294.9 

Selected  foiivcnicrico  Goods 

i  51.1 

$  57.1 

$  51.1 

MiscolljiicoLis  Retail    Sales 

$   51.6 

S  .''•6^3_ 

S  46.7 

Totsl 

$385.0 

$3^1.9 

$392.7 

i;.:;.  r.h:.y.  n,ii.,i. 


In  overall  terms,  shoppers  goods  sales  increased  by  $15  million, 
or  5  percent  during  the  1958-1957  period.  Both  convenience  goods  sales 
and  miscellaneous  retail  sales  in  the  Central  Business  District  de- 
clined during  the  period,  although  selected  convenience  sales  peaked 

t 

sharply  during  1963. 

An  examination  of  the  components  of  the  shoppers  goods,  conven- 
ience goods,  and  miscellaneous  retail  categories  provides  a  more 
complete  picture  of  retail  trends  during  the  1958  to  1967  period.  As 
evidenced  in  Table  II-2,  general  merchandise  sales  --  primarily 
department  store  sales  --  increased  dramatically  during  the  1953  to 
1967  period,  and  by  1967  accounted  for  nearly  60  percent  of  the  central 
business  district's  retail  sales.  Other  shoppers  goods  sales  exhibited 
a  total  decline  over  the  nine  year  period  despite  a  slight  rebound  for 
apparel  and  accessoi-y  store  sales  during  1953  to  1967, 


Isble  :i-Z.  KiU}l_WJ%KV^ 

MSTCfi  Cf'.Tir.l   VW-.r^r,  QISTBICT 
^9'..3.   1063.  and  K07 

(All   tccunts    In  tl.ioSJr.Js   of  curicnt   c^.illtrs) 


Rct«n  S,iUs Avfrfoe  Annjul  CMnie 


Shop^frs  C'S'is 


Cc.cr.J  ,.c.c....U,  J»U«  tr05.«.  i2n^  *    74,  .     4.U, 

Apparc)   !   Accfssorlfs  »  67,593  jJ.HI  ...J.vaj 


and  CqL'lp-.ent 
So^^ot4l 


$2p.o.cc3       un^is  $:9<.9:2  -   221  *   <.ii6 


^*L' cAt*L?  "iL'iirJ  rj^ijij^ -'i.'ti 

'    tntr,  »r.-(r,Mr,  N=c.s        ,  $",1.13  $51.^77  J  ^M"  y.V) 


f'ljcollai.-C'js  '■full 


Florists 

butlMil 


, 

1.175 

- 

3:1 

1.497 

631 

. 

7T1 

♦ 

8<0 

4 

e 

♦ 

ICO 

J  14/.C3  $  13.<.:9  $  H.7t3 

$        611  J        531  S        i63  -      ?0 

r*M.'y..6  i  4i.:s4  J  4i. (.-:■)  -i.o:.)                     ♦        t3 

$?t5.77Z  JMI.iW  J35:.S96  -     701                          ♦     r,;C7 


The  selected  convenience  goods  gains  noted  in  the  1958-1963  period 
were  due  primarily  to  increases  in  restaurants  and  cafeteria  sales 

During  the  1953-1967  period,  however,  all   convenience  goods  sales  volumes 
declined  to  a   level   below  that  evidenced  nine  years  earlier. 

Miscellaneous  retail   sales  —  including  liquor  store,   sporting 

goods,  jewelry  store,  and  florist  sales   --  declined  by  $5  million  between 

1958  and  1953  and  remained  relatively  stable  during   the  1953-1967  period, 

with  gains  in  jewelry  stores  sales  offsetting  major  declines   in  liquor 

and  sporting  goods  store  volumes. 

Share  of  Metropolitan  Retail   Sales 


Between  1958  and  1967  suburban  retail   sales  increased  more  rapidly 
than  the  retail   sales  in  the  Boston  Central   Business  District  and  as  a 
result  the  CBD's  share  of  total   metropolitan  area  sales  declined  from  23,3 
percent  in  1958^to  15.8  percent  in  1967. 

Most  important  were  changes  in  shopper's  goods  sales  where  the  Central 
Business  District's  capture  of  metropolitan  area  shopper's  goods  expend- 
itures declined  from  34  percent  in  1958  to  less  than  22  percent  in  1957, 
reflecting  an  average  annual   loss  of  2  percent.     The  losses   in  the  share 
of  jnerci-iandisc  expenditures,  was  attributable  to  the  continuing  suburbani- 
zation of  shopper's  good  retailing   through  the  location' branch  departiient 
stores   in  suburban  areas. 


Table  11-3.        EOSTON  CtCTti-M  E'JSIf.'ess  niSTRICT  SIWRE  OF 


KnROPoi.n/.N 

ARM 

ItfTAlL   SALES 

;  IN 

19!)8, 

1953, 

,  and  155/ 

CBO  Per 

cent 

Share  of  Metro  Sales 

.   . 

1956  ■ 

ly63 

\i6l 

Shoppers  Goods 

General   flerch-indlsc 
Apparel  ord  Accessories 
Furniture,  Wji.e  Furnishings 

47.71 
22.2% 

36. 4i 
19.9* 

20.  St 
.  16, 5S 

end  Equifwnt 

14.0% 

n.7s 

7.41 

Selected  Convcr.ierce  Goods 

Drug  i  Propriety 
Eatifij  arxl  Drinking 

4.45! 
16. 3X 

3.95! 

15. 7i 

2.6X 

10.8i 

Hiscellar.'.-cus  Retail  Estibllrlr.icnts 

Liquor 

Sporting  Goods  i  Bicycle  Shops 

Jewelry 

Florists 

Other 

5.8X 
6. IS 

45.62 

4.CX 

12. 2X 

6.3i 

13. ES 

41. li 

3.0-» 

8.0J 

3.7X 
2.9X 
37.2: 
2.9% 
7.7S 

Shire  All  Categories 


Source:     U.   S.   Census 


Shopper's  Goo ; Is  Trend; 


23. 2  J 


19. 6S 


15.8% 


Despite  only  moderate  increases  in  the  Central   Business  District's 
shopper's  goods  sales  and  a  continuing  suburbanization  of  shopper's 
goods  expenditures,   the  major  downtown  department  stores  continued  to 
prosper  during  the  1953-1967  period.     As  evidenced  in  Table  II-4,  sales 
of  5  majors  general  merchandise  stores   in  downtown  Boston  increased  by 
nearly  $34  million  between  1953  and  1967,  with  virtually  all   of  the 
gains  being  registered  by  Jordan  Marsh  and  Fil one's. 

The  dramatic   increase  in  sales  volumes  at  Joi'dan  Marsh  between 
1950  and  1953  reflects  both  t.heir  expansion  program  during   the  period 
and  the  capture  of  sales  of  the  formally  competitive  White's  department 
store  in  the  downtown  which  closed  during   the  period. 


Table  11-4.  PIP^RI^PJ.iJOlCJAUSlRrfil'i 

DO'-'NIO.VN  lUiSION 
1958-1967 

(All   Dollar  Figures   In  Current  Dollars) 

Estlnated  Annual   Sales  (ir.  millions) 


Jordan  Marsh 
f  llcne's 
Gilchrist's 
Raymond's 
R.H.   Stearns 

Subtotal 


1953 

1 91-.3 

1954 

1965 
$100.0 

1966 
$100.0 

1067 

$S5.7 

$98.9 

$100.0 

$100.0 

$59.0 

$57.2 

$  66.0 

$  75.0 

$  73.0 

S  £0.0 

$13.9 

$12.9 

$   12.0 

$  12.0 

$  12.0 

$  13.0 

$12.9 

$12.8 

$  12.5 

$  11.5 

$  11.5 

$  11.5 

$6.5 

$  6.9 

S1S8.7 

?     6.9 

$197.4 

$     6.9 

$205.4 

$     7.1 

$203.6 

<     7.1 

$178.0 

$211.6 

Note:  No  cor.;parjtive  figures  are  available  for  Bonwil-Teller,  whose  19C9  sales  are  estimated  at  $4-5  million. 
Source:  Falrchild  Fi,t)l  ications,  unpublished  U.S.  Census  Data  and  Gladstone  Associates. 


The  five  major  department  stores  continue  to  account  for  an 
increasing  sliare  of  the  the  CED's  retail  sales  and  by  1967  accounted 
for  nearly  54  percent  of  all   retail   sales  and  inore  than  70  percent' 
of  all   shoppers'   goods  sales.      In  fact,   the  two  major  department  stores-- 
Filene  and  Jordan  Marsh--account  for  more  than  60  percent  of  all 
shoppers'    goods  sales   in  downtown  Boston. 


Table  I! -5.  K'>JJR  DEPAK';-- 'j;  STOReS  SALES 

AS  PtRCE.NT  OF  CENTRAL  r.Sn^ESS  DISTRICT  SALfS 
BY  CATEG-V-Y  0-   S.V.tS 
1953,  196?,  and  1J67 

Percent  of  CGD  Sale;  AltrilutaMe  to  y.2:r^r  r;r.-i-t-ert  Stores 
C3_tciI0.OLfLti.'l'j'±                                      J-'J'l-                        1953  .  1%7 

Gciierol   Morchiimiisc  Stor^'i  88. 2X  92.55:.  95.31 

All    Sliuppcr-;  Goods  Stores  63. 5S  6S.U  71.81 

All   CUQ  Stores  46.1'i  49. Oi:  53. 9X 


Note:     Major  Stoics   includo:    Jordon    I'.irsir,   Filcne's;  GiUhrists';   ilaviiiond's ; 
and  Stoni5. 

Source:     fairciiiul  I'uhl  icalions.   U.S.   Census  [lata,  .ind  Gladr.tone  Associa'.cs. 
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With  the  increasing  domination  of  major  department  stores  in  the 
downtown,  there  has  been  a  subsequent  decline  among  specialty  stores 
both  in  number  and  sales  volume.  Between  1958  and  1967  the  number  of 
speciality  stores  in  the  Central  Business  District  declined  by  35  percent 
with  over  one  half  of  these  losses  among  apparel  and  accessorv  stores. 


Tabic  n-6.  TRl'IDS  \K  SpeCI'.LTY  GOODS  STORES 

IN  TKe  uOSTCN  ClN'TsAL    ■i^SlKiSS  CISTRiCT 
19S3,   1963.    V957 

Nif'ber  of  Stores 


195S  1953 


Acpard  end  Accessory  Stores 


^;o^^^^.'s  Clothing  97  85 

Ken's  end  coys  Clothing  60  50 

Fenily  Clcthir.g  6  12 

Shoe  Stores  75  59 

Other  Apparel -Accessory  Stores  37  25 


Total 

Cn; 

inoe 

1953  to 
1563 

1553  to 

357 

1S67 

73 
30 

7 
52 

8 

-n 

-10 
+  6 
-17 
-11 

-13 
-20 

-  5 

-  7 

-18 

S-t  tct:l  275  233  170  -iZ  -C3 
Furnrture 

Furniture  42  33  15-9  -18 

Hor.i  Furnishings  15  10  6  -  5  -A 

Houset^c'i'c  Applioncos  39  41  34  +2  -   7 

Sub- total  96  84  55  -12  -29 

Other  S teres 


Liquor  Stores  30 

Sporting  Ccods  -  Bicycle  6 

Jowl crv  105 

Floris't;  14 


Si;b-total  155 

TOTAL  527 


31 

9 

82 

15 

18 
5 

91 
8 

+  1 
+  3 
-23 
+  1 

-13 

-  4 
+  9 

-  7 

137 

122 

-18 

-15 

454 

347 

-73 

•-107 

Sojrce:      U.   S.   Census  djti. 

SimiUr  trends  in  the  number  of  specialty  retail  establishments 
are  noted  fo)^  the  entire  Boston  Metropolitan  Area  as  noted  in  Table  II-7. 
As  was  ttie  case  in  the  Boston  CBD,  iDoro  than  60  percent  of  the  decline 
in  the  number  of  specialty  establishments  between  1958  and  1957  was  due 
to  the  closing  of  apparel  and  accessory  stores. 
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Althougfi  tho  number  of  speciality  stores   in  tlie  Central   Business 
District  declined  substantially  during  the  1958-1967  period,  most  of 
the  losses  were  among  marginal,   loiv-volunis  operations.     As  a  result, 
average  sales  voluii^es  per  establishment  actually  increased  between 
1963  and  1967,   a  fact  indicating  the  continued  strength  of  key  specialty 
stores   in  the  Central   Busin'jss  District. 


Ta b  1  e  1 1  - 8 .  ^^vp_^_s^usJ:znJ■mv:.TyJ:Co^^^ 

EosiO'i  cciir.-u  !:u5::;!:ss  district 
1So3  Ai.'J  is-:7 


Apparel   and  flcccsr-ory  Stores 

Woxsn's   Clothinq 

Ken's   t  Coy's   Clcthipy 

FiTiily  Clothing 

Stioc  Stores 

Ollirr  Afiparel -Accessory  Stores 

Furniliirc  Stores 

Furniturp  Stores 

HociO  rurni shine;  Stores 

Housthuld  Appliances 

HisccUu nc nus  Retail  S 1 0x5 s 

Liquor  Stores 
Sporting  Goods 
Jei.'clry  Stores 
Florists 


Averaqe  Sales 

Per  Store 

19-53 

1967 

$259.7 
$353.1 
$196.8 
$161.7 
$  48.2 

$332.8 
$492.2 
5484.0 
$182.9 
$202.5 

$?91.1 
$10.(.2 
$225.4 

■  $431.2 
$  32.7 
$357.5 

$2?.0.2 
$145.3 
$153.8 
$  35.4 

$341.9 
$  PC. 4 
$184.5 
$   70.4 

Sumr.Tiry,  .Shopper's  Goods  Trends 

The  shopper's  goods  retail  experience  in  the  Boston  Central 
Business  District  slio,,'s  a  trend  toward  retail  dominance  by  major 
dcpart-.ient  stores  and  key  special  ty  stores  as  the  Central  Business 
District's  traditional  capture  of  metropolitan  shopper's  goods  ex- 
penditures continued  to  decline  during  tlie  1958-1967  period  due  to 
the  ir.crcasing  competition  of  suhin^ban  shopping  centers.     Despite  this 
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suburban  competition,  Boston's  Central   Business  District  continued 
to  be  a  highly  attractive  retail   area  with  strong  retailers  --  both 
departnient  and  specialty  stores  --  increasing  their  sales  volumes 
during  the  nine  year  period  ending  in  1967. 

SHOPPER'S  GOODS  MARKET  COr-^PQSITION 

We  have  estimated  the  composition  of  the  Boston  Central   Busi- 
■  ness  District  shopper's  goods  marl:ct  for  1967  based  upon  interviev/s 
with  persons   involved   in  retailing   in  the  Boston  Central   Business 
District,  detailed  analyses  of  retail   experience  in  other  comparable 
locations,  and  an  exainination  of  iinpubl  ished  census  data.     The  iden- 
tified components  of  demand  were  then  analyzed  separately  and  total 
shopper's  goods  retail    potentials  for  the  Central   Business  District 
estimated  for  1970,   1975,  and  1980. 

Market  Coiiiposition 

Four  distinct  market  components,  or  purchaser  groups,  have  been 
identified  in  the  Boston  Central    Business  District.     These  are:  down- 
town of  rice  'employees ,  city  residents,   suburban  residents  of  the 
metropolitan  area,  and   "inflow"  or  sales   to  persons  who  live  beyond 
the  Boston  Metropolitan  Area. 
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Table   1 1 -9.  FSTlXATi.'D  Cf  r-i^r'SlTlON  Or 

cc";ton  central  ev^tncss  djstrict 

S^tCPPERS  GO:>DS  M;.r!KFT 
19c7 


hV\'?KET  CO:-'.°ONTNT 

Core  Office  t-ployc-es- 

'/ 

City  Rtsiiisnts  - 

Suburban  Residents  -' 
Nor,-Miitropolit3r.  .Area  Residents 


3/ 


ShuPPi 

:rs 

G.jODS 

FXPE! 

•IDITIIP.ES 

doll;:;S 
(in  millio' 

;i) 

FcRCE.'.'T 
DISTRIBUTION 

$  39.2 

•    13.32 

S  90.4 

30. 7i 

$128.5 

13. et 

$  36.8 

^2.A% 

Total  S294.9  ICO.CS 


-•    Includes  esticiated  experditures  by  city  ir.d  subrub::n  residc-nts  who  arc 
office  employees  ir.  Dcv,p.:c.;.n  Boston. 

2/ 

— ■    Excludes  cstir.ijttd  e.'<penditjres  by  reside.-ts  who  are  office  c-r.-jloyees   in 

Do'./r.to.vn  Ecstor,. 

3/ 

—    "Ir.f'oM"  or  Sales  lo  tourists,  visitors  and  other  persons     w:.o  live  cutside 

of  the  Dcston  '•'.•ircpoli ta-  aroa. 

Source:     tstii.ated  ty  Cladstore  Asspciatos  fro.r.  census  data  and  interviews. 


The  largest  voluine  of  shopper's  goods  expenditures  in  the 
Central    Business  District  in  1957  came  frop.i  suburban  residents  shop- 
ping in  the  dov/ntown.     These  suburban  expenditures  accounted  for  more 
than  40  percent  of  the  CBD's  shopper's  goods  sales.     City  residents 
accounted  for  an  estii.iated  $90  million  of  shopper's  goods  sales,  while 
the  combined  expenditures  of  the  downtown  office  employees  and  non- 
metro  polit.^n  area  residents  amounted  to  appi-oxiniately  $76  million. 

Office  Employee  Purchases  • 

Looking  to  the   future,  dov.'ntown  office  employees  will   become 
an  inci^easingly  important  segsicnt  of  demand  for  shopper's  goods  as 
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both  the  n'jmbcr  of  employees  and  employee  tncomes   (and,   thus,  expendi- 
tures) coiitinue  to  Tncrcase.     Office  eniployees  traditionally  shop 
during  the  mid-day,  from  11   a.m.   to  2  p.m.,  and  immediately  following 
work  in  the  afternoon.     Convenience  is  important,  since  shopping  must 
be  accomplished  during  a  relatively  narrow  time  span  with  most  sales 
being  generated  by  employees  within  a  fifteen  minute  walk  of  the  retail 
site.     Relatively  few  sales  are  made  to  employees  working  more  than 
25  minute:,  from  the  retail    site. 

In  1957,  we  estimate  the  average  annual   expenditure  of  office 
employees   in  downtown  was  approximately  $252.00  per  employee  based 
upon  an  examination  of  office  employee  salaries   in  Boston,  shopper's 
goodb  expenditure  propensities ;  and  downtown  retail    sales  patterns. 

In  1970  shopper's  goods  expenditures   in  the  Central   Business 

District  by  downtown  office  employees  increased  to  an  estimated  $293 

per  ernployee.       This  estimated  gain  was  attributable  to  increases  in 

wages  which  brought  about  higher  levels  of  shopper's  goods  expenditures 

Increased  ci.iployee  expenditures  combined  with  major  gains  in  office 

employment  raised  total   expenditures  from  $39  million  to  an  estimated 

$51  million. 

Tabic  i;-ic.  rsT;M:Fn^<;-'r^ppFP.^r--;.rs  rxprrirjTiiRCs 

(A!l   ddUr  ;•  ojr.ts   i"  ci.:Tcr.t  JolUrs-  ) 

Total   c-p'.oji'i> 

I<;75  2f;, C.V.I  ■>3H  Si'O.''. 

IvGO  eJO.lCO  :'><J5     .  i.'-^--"' 

'^ZZ^^   »  3.:.    !>;■■■--  ^^•^■■^«''  ^'■■'^"'    i^n.Li^.   f.ct.^r.   VVi   to   1?;0. 
"'^.i'.J  i'?z-r.  ir  ir.'.\.:.ury  oi   cflue  spjcc  i'.  io.,i-lc..n,  prj;A':tJ  o!:'.i.i;  ccr,>trL.t'..ir,, 
ar.;  Cil'i.;:.t.:J  i„;>.ro  ...■j^.'lo.s-Mit.. 


By  1980,  aggregate  downtown  office  enipToyos  expenditures  should 
exceed  $93  million  b?.sed  upon  an  estimated  employment  level  of  230,000 
office  v.'orkers  and  an  average  annual   employGc  exi-^endi  turc  of  $405. 

Ctty  Resident  Expenditures 

City  residents  spent  an  estimated  $90  million  for  shopper's 
goods   in  the  Central    Business  District  in  1957,   representing  a  capture 
of  nearly  31.5  percent  of  their  total   shopper's  goods  expenditures  during 
the  year.     Trends  indicate,   however,  a  decline  in  this  capture  rate 
due  to  strong  competition  from  discount  stores  and  other  shopper's 
goods  retailers  located  outside  of  the  Central   Business  District. 

In  19/0,   city  residents  spent  an  estimated  $97  million  for 
shopper's  goods   in  the  Central   Business  District.     This  high  level 
of  retail   sales  was   brought  about  by  increased  iiicome  and  aggregate 
shopper's  goods  expenditures  which  more  than     compensated   for  a  modest 
decline  in  household  population. 

As  noted   in  the  Park  Plaza  Housing  analysis   (a  companion 
report  to  this  study),   household  incomes   in  Boston  are  expected  to 
continue  to  increase  during   tbe  decade  of  t!ie  1970's.       Assuming  a 
continuatioii  of  the  shopper's  goods  expeiiditure  propensity  evidenced 
duiMng   the  1960's,   aggregate  shopper's  goods  expenditures   by  Boston 
residents  should  total  more   than  $410  iiiillion  by  1975  and   $500  million 
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by  1980.  These  estimated  levels  result  in  a  potential  Central  Busi- 
ness District  sales  volume  of  approximately  $115  million  in  1975  and 
more  than  $135  million     in  1980. 


Table   11-11.         EST!!'.^T[D  SK^^i^S  f.OODS  EXPrNDITURES 
EY  C'TY  i^rSIDEt.'TS 
IN  BOSTON  CEMPAL  ."'JSINESS  niSTP.lCT 

(All  dolldr  ancunts  expressed  in  current  dollcrs-^) 


Year 

Ho'jsolir.lds 
21 9. SCO 

Total 

ex 

•(in 

Shoppars 

psr.di  turei 

rnlli;.iil 

$257.3 

Goods 

Estinated 
Expenditures   in  CEO 
(in  i.il liens) 

1967 

$90.4 

1970 

217,600 

$323.9 

$97.5 

1975 

217,300 

S411.9 

S115.3 

1930 

217,000 

$500.5 

$137.2 

-'   Assii:i;os  an  infUtioii  factor  cf  3.5  percent  annunlly  during  1970-lSCO. 

-'    E.xc1l'o'o^   the- .CApcnc"! tares  of  city  residents  who  work   in  dcv/ntown  office 
fcuildir.js. 

Source:     Glodstci.j  Associates 


Suburban  Resident  Potentials 

In  1967  approximately  14  percent  of  all   suburban  residents' 
shopper's  yoods  expenditures  v/ere  made  in  t'le  city's  Central   Business 
District.     Thus,   th;G  C?D  captured  approximately  $128.5  million  of 
shopper's  goods  expenditures  originatirig   in  the  suburban  areas  of 
metropolitan  Boston.     By  and  large,   these  expenditures  v.^ere  made  in 


the  major  departnent  stores  --  Jordan's  and  Fil one's  --  and  strong 
specialty  stores. 

Although  suburban  shopping  centers  are  becoming  inci'easlngly 
competitive  aiid  a  declining  share  of  suburban  shopper's  goods  expendi- 
tures are  coiniiig  to  the  Central   Business  District,  1970  sales  to 
suburban  residents  accounted  for  nearly  $135  million  of  shopper's 
goods  volume  in  the  Central   Business  District. 

In  addition  to  the  strong  attractiveness  of  the  major  department 
and  key  specialty  stores  in  the  Central    Business  District,  a  contri- 
buting factor  in  attracting  suburban  shopi.ier's  to  the  city  has  been 
otiier  speciclty  stores  located  along  Boylston  and  Newbury  Streets  in 
the  Hack  lidy  and  the  Lord  ard  Taylor's  store  in  the  Prudential    Center. 

We  estimine  that  the  downtown  could  potentially  attract  more 
than  $1G0  mil  lion  in  suburban  shopper's  goods  expenditures   in  1975, 
and  more  than  $185  million  in  1930.     This  estimate  assumes   that  the 
downtown's  capture  of  suburban  shopper's  goods  expenditures  will 
continue  to  decline  at  approximately  the  same  rate  as  the  downtown's 
capture  of  total  metropolitan  sales.      In  order  to  achieve  tliesc  poten- 
tials,  however,   the  dow,itov,'n  must  remain  competitive  with  suburban 
shopping  centers. 

The  developi'eiit  of  strong  shopi>ing  nodes,   such  as   the  Pruden- 
tial   CenLer  wliich  contains  Lord  and  Taylor's  and  Saks,  will    increase 
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the  city's  attractiveness  to  suburban  shoppers,  resulting  in  a  strength- 
ening of  downtov;n  retail   potentials.     To  this  end,  the  development  of 
the  Par'r;  Plaza  retail   complex  could  enhance  the  city's  competitive 
position  vis-a-vis  suburban  shopping  centers  by  creating  a  specialty 
goods  retail  cc,::plex  which  acts  as  a  retail   link  between  the  Back  Bay 
and  the  Central   Business  District. 


Tabic  11-12. 


SHO  p_p  rr:_;_  Gco:  s_  r  y1 

IN  COSTOr;  Cir;TRAL  iJl'SK. 


lss  ni strict 


(All  ar.:c'iirits  in  current  dollars-') 


1957 

1970 
1975 

19S0 


Total   Sufc'.irban 
Shopper's  Goods 

Fyni>r.H-ifi.r:ac 

(injinii£is.) . . 

S  91.1 -^ 
$1.09^J.7 
SI  .760.3 
$2.:i31.9 


Boston  Central   business 
Districi  t';:ir\ij_ t .:£« 
Capture 


(Fjrcont) 

12. 4S 
9.2% 
1.1% 


Sales 
Vol'-? 
(ir,  r.illicr.s) 

1128.5 

SU6.9 

$16!  .3 

S1S4.8 


■J  AssuMS  an  inflation  factor  of  3.5  percent  annuully  curir.g  1970-1530. 
-    Excludes  salts  to  reslclcnls  working  in  Dcwntc.vn  offices. 

Source;     Gladstone  Associates 


Downtown  Potentials        . 

The  estimated  shopper's  goods  exi-enditures  for  1967  and  1970 
and  potential   expenditures  for  1975  and  1G80,  are  sun:iiariz.ed  by  market 
com"!Oiients  in  Table  11-13.     As  evidcMiccd  by  tliese  data,  we  anticipate 
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that  the-  office  eiriplo^'ec  conponont  of  tlic  marltet  v/ill   becoiiie  in- 
creasingly strof.g  during  the  1970's  and  by  1980,  will   account  for 
more  thrn  20  percent  of  dcv;n town's  shopper^'s  gocJs  sales. 

The  nu:',ib?r  of  dollai^s  spent  in  downtown  by  city  residetits  will 
cont'ii'ti'a  to  increase-  during  tl;e  decade  as  incoives  d'^d  total   expeiidi- 
tures  continue  to  rise.       Throughout  the  decade,  however,  city  resi- 
dents are  esti;r,T:tod  to  accouiit  for  a  relatively  stable  share  --  appi'oci- 
niately  30  percent  -•-  of  the  downtown's  shopper's  goods  voluiues. 

Sales  a ttri billable  to  suburban  residents  and  persons  living 
outside  of  metropol itjn  Boston  could  increase  from    $177  million 
in  1970   to  $235  rnillicii  in  1980,  despite  a  modest  decline  in  the 
market  share  acoinitcd  for  by   Lhitse  oOiiiLionunLs. 


Tabic  II-i:-.  EST]Mra_SHp;ras_GO_?i:Xfl'L'^ii!l^^ 

BY  r.ARKET  COni'ONCM 

BOSTCI!  CF.riTf-.,V..   EJSIi.TSS  DlOTl-.ICT  AND  FSTrNTlAlS 


(All   f.nioiTits  estimated   in  current  dollars-') 


.ISn^uLtU''''. FS  (IN  MILLI 0^!SJ_ 


PERCENT  DISTP.l'jTir'- 

i^;u 

Wu 

197a 

lii/o 

licO 

i  93.8 

13. 3X 

15.7'«; 

18.02 

20. IS 

$137.2 

30. 7i 

30.0/. 

29. 4i 

29.45 

SIS'!. 8 

43.6;; 

42.  Oi 

41. n 

34. 7i 

S  W.l 

12. ■'.2 

12.3? 

11. ?i 

10.3". 

sas.g 

luo.Oi 

ICO.Oi 

lOO.C'^ 

IGO.Oi 

Hjrkct   Co'-.ponsnt Jho 

Cere  Office  Lr.;)n,ycos^  S  39.2  $51.1  $70.4 

City  Rcsldonts?-'  J  50-4  S  97.i>  J1U.3 

Suburb.^,  Rcsidcr.ts--^  Sl?!^.5  S136.9  $161.3 

jota,  S2/4.9       -         $325.0  $392.2 

■^  A;.su:-.Ci  iit:  inflation   f.-:tor  o'  3.S  p?ixoiit  r.r.r.ually  durinj  197C-1980. 

?/  I'lclii.^-'i  esti.'.it.'.'.   cxprnJiturc-s  of  city  -liiJ  ijuburbai:  residents  who  v,crk  in  offices  in  dawntcwn  area. 
■/  [iclu>'es  rurcbase.-.  by  rc',iJ.:nti  vliu  Kcrk  in  downtcw.n  offices. 
^^   Sales   to  persons   r.ot   livir.,;]   in  xotrorol  i tAP.  Bortoa. 
Source:     Gladstone  Associ.Ucs 
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It  shoLiTd  be  eniphasized  that  the  1975  and  1980  sales  estimates 
represent  potentials  avail  able  to  the  downtov;n.  These  estimates  assume 
that  the  dcwntov.n  remains  competitive  with  existing  and  emerging  subui'ban 
shopping  facilities  and,  thus,  can  continue  to  attract  retail  expenditures 
from  upper  income  city  residents  and  office  employees,  as  well  as 
suburban  residents  and  persons  who  live  outside  of  metropolitan  Boston. 
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SECTION  III 


SITE  POTEllTIALS 


SECTION  in.  SITF,  POTFrJTIALS 

This  secticn  cxam-ines  the  retail  potentials  of  the  Park  Plaza  site. 
As  in  the  pveccading  section,  the  emphasis  is  upon  shopper's  goods 
opportunities  since  this  category  of  retail  sales  is  critical  to  the 
developrnenL  of  the  proposed  coniple;:.  The  market  analysis  for  the  Park 
Plaza  site  specifically  examines  the  major  components  of  demand  evidenced 
in  the  (Jowntov;n  retail  market. 

Market  Overview  . 


The  Perk  Plaza  site  is  well  located  to  tc.p  the  previously  identified 
markL^t  soninents  --  downtown  office  employees,  city  residents,  suburban 
shoppers,  and  persons  living  outside  the  Boston  metropolitan  area. 

Accessability  is  good  via  K.BTA  Subway  and  private  trar.sportation,  and 
the  site^is  \;it!rin  walking  distance  from  major  downtown  office  employment 
centers.  Linkages  to  the  suburban  areas  are  strong  with  nearby  connections 
to  the  iidssachusetts  Turnpike  serving  the  weal thior  western  suburbs  and 
the  l-itzgorald  Fxpressway  connecting  the  city  with  the  north.ern  and  southern 
suburbs  via  tl'io  Southiast  and  Northeast  Expressways. 

As  a  major  specialty  siioppor's  goods  complex.  Park  Plaza  will  link 
the  downtown's  better  department  and  specialty  stores,  such  as  Filene's, 
with  tlie  Back  Bay-Prudential  Center  specialty  retail  area  which  contains 
Bo!r..'it's,  Lord  and  Tc-:ylor,  and  Saks.  The  development  of  the  Park  Plaza 
will  furtlier  in'':reasc  Lhc  overall  attractiveness  of  Boston  as  specialty 
goods  retail  center  and  the  Park  Plaza  ccmplox  will  benefit  from  the 
overall  im[v,-ove{l  competitive  retail  position  of  downtown  with  the 
metropol  i  tar;  area  . 
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In  order  to  attract  a  sisnificant  volume  of  suburban  retail   ex- 
penditures. Pari;  Plezr,   should  create  a  unique  retail   climate  by  offer- 
ing a  range  of  quality  shopper's  goods  not  found   in  competitive  sub- 
urban sliopping  centers.     Thus,  v.'e' recon-iiiend  tliat  complex  cor.tain  a    . 
variety  of  specialty  stores  and  boutiques  anchored  by  a  major  specialty 
departi'cnt  store  net  presently  serving  fletropol  itan  Boston.     (Illustra- 
tive of  the  type  of  specialty  departn^ent  store  envisioned  might  be  a 
Nciman-ivsrcus,  Bergdorf,  Bloonringdale,  or  B.  Altman  facility).      In 
addition,  several   large,  name  specialty  sliops  should  be  included  in 
the  complex. 

An  Illustrative  retail  mix  for  the  Park  Plaza  site,  Table  III-l, 
shi.".-;s  approximately  3M)  to  S'-Jb  ihousan.-i; square  feet  of  shopper's  goods 
space  vritri  an  addititiial   75  to  120  thousand  square  f^et  of  convenience 


Toble   IIl-l. 


ll.LL:?TP.A11vr  ^S'.V.l  H!>. 
PARK  PLAZA  :]-!£ 


%t-.ri  T>r.o 


'■■'.c;.ir  Sfccidlty  Ccp.irt/or.t  Store 

lar'jc  Si-ocial ty  i:etai"icrs 

Ap^-r.il    Strro;: 

"cn'5  t.'.-.ir,   '.;:   oi'r.  Weor  :!i>.c1.il ty  Sir.-s, 
.■■•jrs,  Shots,  i-'-idjl,  Fishion,  et:. 

l-iuc.;ll.i:-.''=:;';   S-nci.-.lty  r;L-tail..i'-.: 

Lujo^c-:  ,  Ciiveiry,  !v.'sic,  toots.  C2-v;.-a, 
'ir.pzri^,  /.ntici.-'i  ,   Pic- 

Fi^r-U'ji-t; 

SubroCil 

Ccn.onu;!  ^i  : 

Ci-,.;i,  S-ocisItv  F!.c.Js,  W'Ine  &  Cht-jso 
Tci-^otc,  Cji.A'.  Florists,  i'iricr.al 

t-;Ucfll,i"-.o:'i!.;  Service;: 

Ci:\l.s,  'Jtc:r::„-c-.oi-i'ji>.  Suvir;;  f,  Lcjri. 
DccaiMtcr,  Tiwel ,  i-tc. 

lu-s:  lui'jr,;^  .a:. I  C:ri.tjri2: 

Ei,lilot;l 

Toul 


Posiil'lc   5r,uCC  Rcqiiini-.^r.'s 
(1ojs.ib ;.-;  ?q..ure  t'l^t) 

100,000  -  leo.cco   s.f. 

80,000  -  ICO, 000  s.f. 

70.000  -  r.o.coo  i.f. 

^5,000  -  G0,000  s.f. 

40.0^:0  -  c!-..o"'a  s.f. 

{335.C-0)-(33i.0Ci1)  s.f. 

30,000  -  45,000  s.f. 

15.CCJ  -  2S.0O?  s.f. 

(75.r':;0)-(12O.0i^O)  s.f. 
'  iio'.obo  -  bl'b,".vj  s.f. 
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and  service  facilities.  This  mix,  we  believe,  would  provide  a  highly 
competitive  retail  complex  which  could  attract  upper  income  city  and 
suburban  residents  as  well  as  downtown  office  employees  and  persons 
living  outside  of  the  Metropolitan  Boston  area. 

The  specific  market  support  for  such  a  retail  complex  is  identi- 
fied in  the  balance  of  this  section.  Emphasis-  is  given  to  the  retail 
potentials  of  upper  income  city  and  suburban  residents  since  these 
shoppers  would  be  most  likely  to  be  attracted  to  the  Park  Plaza  Retail 
facility. 

Downtown  Office  Employees 

In  analyzing  the  sales  potential  attributable  to  downtown  office 
employees,  we  have  defined  two  general  trade  areas  --  a  primary  and 
secondary  area.  The  primary  area  includes  office  employees  located 
within  10  to  15  minutes  of  the  site,  while  the  secondary  area  includes 
employees  whose  offices  are  within  a  20  to  25  minute  distance  from  the  site, 
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Diagram  1 


RETAIL  TRADE  AREAS 
PARK  PLAZA  SITE 


sSlte 

•—•Boston  CBD 

•  ••Pririary  t^mployce  Area 

•■^Secondary  Enployee  Area 


Potential   office  employee  expenditures  for  shopper's  goods  at 
the  Park  Plaza  complex  are  summaried  in  Table  III-2.     These  potentials 
assume  the  total   level   of  expenditures  for  1975  and  1980  noted  in  tlie 
preceding  section. 
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Specific  site  captures  have  been  applied  to  the  estimated  total 
expenditure  levels  resulting  in  a  potential  level  of  shopper's  goods 
sales  at  Park  Plaza  of  $7  million  in  1975,  and  more  than  $9  million  by 
1980  to  downtown  office  employees.  The  estimated  capture  rates  are  based 
upon  our  judment  and  are  realistic  for  a  highly  attractive  specialty 
goods  retail  complex  at  the  Park  Plaza  site  which  contains  a  major  de- 
partment store  and  several  major  specialty  retailers  in  addition  to 
numerous  specialty  shops  and  boutiques. 


Table  III-Z.  ESTIMATED  POTerrriAl.  SHOPPERS  GOODS  EXPENDITURES 

ATJARK_PL_AZA 
BY  DOWNTOWN  OFFiCE  EMPLOYEES 


(All  amounts  estinatcd  in  current  dollars-') 


1975      1930 


Primary 
Market 

48,000 

Secondary 
Karkc-t 

Total 
204.600 

Primary 
Market 

51 .900  . 

Secondary 
Market 

173.200 

Total 

Estimated  Cr.'.ploir.ient  U 

156.600 

230.100 

Estlnated  Shoppers  Goods 
Expenditures  {in  millions) 

$16.6 

S53.8 

$70.4 

$21. 2 

$72.6 

$93.8 

Site  Capture  (per  cent) 

15S 

8.55 

— 

151 

8.5% 

— 

Park  Plaza  Potential 
(in  thousands) 

$2,490 

-  $4,570 

$7,060 

$3,183 

So. 170 

$9,350 

1/  Assumes  an  inflation  factor  of  3.5  percent  annually  during  1970-19oO. 

•=<    Eased  upon  known  office  space  being  developed  1n  Do.vntown  and  estinated  future  developri'.ent. 

Source:     Gladstone  Associates 
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Upper  Income  City  Residents 

The  estimated  retail   potential   arising  from  site  residents  and 
other  upper  income  groups  living  in  the  city  total  nearly  $13.5  million 
in  1975,  and  more  than  $20  million  in     1980.     This  estimate.  Table 
III-3,  is  based  upon  an  analysis  of  upper  income  households,  shopper's 
goods  expenditures,  and  an  estimated  capture  of  the  identified  total 
shopper's  goods  expenditures. 


TABir  in -3         'ESTimTED  POTESTIAL  SHOPPCRS  GOODS  EXPENDITURES 

AT  PARK  P'i.A7A' 
BY  UPPER  INCOME  CITY  RESIDENTS 


(All  dollar  amounts  expressed  in  current  doUars-'J 


1975  "1980 


Number  of  Households-^ 

73,130 

400 

Estimated  Total  Shoppers 
Goods  Expor.cUurcs 
(in  millions) 

$26^!. 4 

SI.:/ 

Site  Capture  (percent) 

5S 

15*; 

park  Plaza  Potential 
(in  ihoLSands) 

$13,200 

S250 

Upper     •  Upper 

Income              Site  Incoxe  Site 

Households^      Residents      Total  Houscliolds  Residents        Total 

78,'!30  106.910  1,600           103.510 


$255.1  5380.0  $7.8  $387.8 

5S  15S 

$13.^50  S19.000  1,150  520,150 


y  Assumes  an  average  annual   inflation  factor  cf  3.5  percent. 
2/  Households  earning  in  excess  of  $15,000  anrually. 
Source:     Gladstone  Associates 


By  1975  there  will  be  approximately  78,500  households  with 
annual  incomes  In  excess  of  $15,000  living  in  Boston.  This  number  is 
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expected  to  increase  to  more  than  108,500  by  1980,  with  aggregate 
shopper's  goods  expenditures  increasing  from  $266.1  million  in  1975 
to  $387.8  million  by  1980. 

The  estimate  of  aggregate  shopper's  goods  expenditures  is  based 
upon  an  analysis  of  upper  income  households  by  income  category  and 
retail   expenditure  patterns  noted  during  the  1960's.     A  detailed  income 
analysis  of  these  families  is  presented  in  the  Appendix  to  this  report 
and  the  background  demographic  data  concerning  population  and  house- 
holds in  Boston  is  set  forth  in  the  Park  Plaza  residential   market 
analysis. 

The  potential   site  capture  of  5  percent  of  all   shopper's  goods 
expenditures  by  upper  income  households  and  15  percent  of  all   site 
residents  shopper's  goods  expenditures  appears  reasonable  in  our  judg- 
ment.       This  potential   capture  reflects  the  site's  excellent  location 
vis-a-vis  this  market  segment  and  the  strong  attractiveness  of  a  unique 
quality  specialty  goods  complex  at  the  site. 

Upper  Income  Suburban  Residents 

Potential   retail   expenditures  of  upper  income  suburban  residents 
at  the  Park  Plaza  Retail    Complex  are  estimated  to  total    $17.5  million 
in  1975  and  $21.3  million  in  1980.     This  estimate  assumes  a  site  capture 
equivalent  to  15  percent  of  the  residents  potential   expenditures   in 
the  downtown. 
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As  was  the  case  for  upper  income  suburban  residents,  total 
shopper's  goods  expenditures  have  been  estimated  based  upon  a  demo- 
graphic analysis  of  the  area.     A  detailed  analysis  of  households  by 
income  class   is  included  in  the  Appendix  of  this  report. 

Table  111-4.  estimated  potential  shoppers  goods  expenditures 

AT  PARK  PLAZA 
BY  UPPER  INCOME  SUBURBAN  RESIDENTS 

(All  dollar  amounts  estimated  in  current  dollars-' ) 


1975  1980 


359.650 

501 ,260 

$1,262.7 

$1,842.8 

$     116.2 

$     141.9 

15% 

15% 

$17,500 

$21,300 

Number  of  Households-^ 

Estimate  Total  Slioppers  Goods 
Expenditures  (in  millions) 

Estimate  Expenditures  in  Dov^ntown 
Boston  (in  millions) 

3/ 
Estimate  Potential  Site  Capture-' 

Park  Plaza  Potcatial  (in  thousands) 


^     Assumes  an  average  annual  inflationary  factor  of  3.5  percent. 

^     Includes  families  earning  in  excess  of  $15,000  annually. 

^     Site  capture  equivalent  to  15  percent  of  expenditures  in  downtown. 

Source:  Gladstone  Associates 


Market  Summary 

The  previously  identified  market  potentials  together  vn'th 
"tnflow"  produce  an  estimated  total  shopper's  goods  retail  volume  at  the 
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proposed  Park  Plaza  complex  of  $42.9  mi  11  ton  in  1975  and  $57  million  in 
1980.  These  retail  potentials  are  sufficient  to  support  338,000  square 
feet  of  shopper's  goods  space  in  1975,  and  395,000  square  feet  of  space 
in  1980,  at  relatively  high  productivity  levels  averaging  $127  per 
square  foot  in  1975,  and  $145  in  1980. 

The  major  source  of  demand  at  the  Park  Plaza  complex  is  antici- 
pated to  be  upper  income  suburban  residents  who  are  expected  to  account 
for  nearly  40  percent  of  the  estimated  potential  sales.  Upper  income 
city  residents,  including  site  residents,  should  account  for  nearly  35 
percent  of  all  sales  in  1980,  with  downtown  office  employees  purchases 
representing  approximately  15  percent  of  the  Park  Plaza  volume.  The 
development  of  additional  office  space  in  the  vicinity  of  the  site 
could  increase  potential  demand  from  office  employees  above  that  noted 


here. 


Table  1 1 1-5.  SWV/>RY  CF  SJ'.Q'-'PZR'S  GJOES  SUES  POTENTIALS 

AT  par:<  plaza  site 


(All  dollar  a-';:ounts  estirrated  ir.  current  dollars-') 


1975 


19S0 


MarV.'.t  C:"rcr.c-nt 


Cere  Office  E^F]o>eii" 
\lzzir  !rcc-.e  City  Risidtr.ts- 


Slte  k.jiiJL-fits 
l?;er  Ircr-e  S;,bui-b2n  .^c-sic 
I.ifl:.-.-i' 
Tolil 


r,ls 


Estimated 

Se 

es  Potentials 

( 

n  thc'^sanas) 

$  7,C50 

$13,200 

i       250 

S17.5:0 

$  4.r03 

S<2.500 

Supfortable- 
rCtJ-'l    SpAce 
(LcisM.U-  S3.    Ft. 


55.0C1D  s.f. 

103..C.'O  s.f. 

Z.nOD  s.f. 

137. o:o  s.f. 

33.CP3  s.f. 

335.000  s.f. 


Est  i.', J  ted 

Sjles   Pctc-nti^ls 

(in  thojs .m-is) 


S  9.350 
$19,000 

$  i.isn 

$21 .303 
5  C.jOU 
<57  ,000 


SjppcrtaMe-' 
Ret.iil   Sp.tcc 
(Lejs.'t'le  S--.   Ft.' 


f5.C30  s.f 

131, COD  s.f 

s.cr,'.  s.f 

K3.:c:  s.'" 

■!J.C.\'  -..t 

355, rr:  s.f 


■■'   A5S'...-:es  an  ann-jal   3.5  p-^rccnt  Inflatic.Jr.v  foctor  dji-irg  197C-13(jO  feriod. 

—  £st;'i;t>'>.^  at  ;f  pruAi;it;-l>   $U'7..sg.ft.   ir.  \-jli'  (rajor-  tenant  hitn  3'.i  o '  ip-icc  at  SllO/sq.f  t.   specialty  stores  with  69'  of  sp.'co  Sl.'j/Ss-f*  • 
i-.rvoi%\rj    to  .in  jve-^To  t'  il.'j/s^.fl.    in  i'/^Z. 

—  I'icU-d'.-3  esti  ;jicd  u.,r..ij,-,-i  iy  city  i'd  s'.:.j;'.;:n  rcsi.;ents  u'.o  ire  e  vo  c-.vcd  in  dc\.nrjwi  oMic<.  tuildiPji. 

—  i/cucc:;  i-A?c'c.'.i~rLi  .itt'itj'.j j'.e  to  efficf:  iroloytss. 

■^  ill.;-   '..•.  pL'r.cis  \"0  li..    c...t'..ide  of  J'etropoll  "in  Tcstor..  • 


S:.;.':c.'     i"l:.'5t;no  Aiso:u'.c:. 


--^n- 


Inflow  or  sales  to  persons  who  live  outside  Metropolitan  Boston 
has  been  estimated  at  the  same  rate  as  downtown  Boston.  While  this 
represents  a  realistic  projection,  it  is  possible  that  a  highly  attrac- 
tive retail  complex  contianing  a  famous  specialty  department  store  could 
Increase  the  level  of  inflow  from  just  over  10  percent  of  total  sales 
to  nearly  15  percent  of  sales  by  attracting  a  larger  number  of  shoppers 
from  outside  the  metropolitan  area. 
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